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COMPREHENSIVE PLAN, 2015-2025
GAFENEY, SOUTH CAROLINA

INTRODUCTION

This document updates and supersedes all previous planning efforts by the
City of Gaffney. It has been prepared in accord with the requirements of the
Comprehensive Planning Act of 1994, as amended through 2007 and is
intended to promote within the community public health, safety, morals,
convenience, prosperity, general welfare, efficiency, and economy.
Additionally, the Plan identifies challenges and issues facing the city, and
prescribes a response. It is further intended to guide development and
change to meet existing and anticipated needs and conditions; to balance
growth and stability; and to serve as a basis for regulating land use and the
development process.

As per the requirements of the Planning Enabling Act, Sections 6-29-310
through 6-29-960, this Plan represents not only a blueprint for future
development, but the continuation of a planning process to guide the
orderly development of the city.

The framework for reevaluating and reestablishing the Comprehensive
Plan to meet the needs of the future is outlined in the South Carolina
Local Government Comprehensive Planning Enabling Act of 1994.
The State Act redefines the Comprehensive Plan to include nine elements,
which comprise the body of this Plan:

(1) Population

(2) Housing

(3) Economic Development
(4) Natural Resources

(5) Cultural Resources

(6) Community Facilities
(7) Land Use

(8) Transportation

(9) Priority Investment

Each of the above elements is addressed in detail as a separate part in this
document.




PART 1
POPULATION ELEMENT

This element of the Comprehensive Plan dimensions the size and social
characteristics of the City's population, past, present and future. Income
distribution and education attainment levels also are studied in an attempt
to understand the needs and potentialities of the population.

HISTORICAL TRENDS

The 2010 Census establishes the number of city residents at 12,414. This
represents a four percent decline over the last decade, since 2000. In fact
Gaffneyos popul ation has declined
percent increase between 1970 and 1980. Over the last three decades,
between 1980 and 2010, the city's population declined by 1,039 persons,
or eight percent.

Chart 1 Population Trends
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Table |
Historical Population Trends

Population 1970 1980 1990 2000 2010

City of Gaffney 13,131 13,453 13,145 12,968 12,414
Gaffney Urban Fringe(1) NA 14,469 17,203 19,538 21,873
Cherokee County 36,669 40,983 44,505 52,537 55,342

City of Gaffney

Percentage Urban Area NA 48 43 40 38
Percentage County 34 33 29 25 22

Rate of Change (percent) 1970-1980 1980-1990  1990-2000  2000-2010

City of Gaffney 02 -02 -01 -04
Gaffney Urban Fringe(1) NA 19 14 12
Gaffney County 12 09 18 05

(1) Includes Cherokee County Census Division, less city.
Source: U.S. Dept of Commerce, Bureau of Census, Census of population, Selected years.

This downward trend apparently has reversed since 2010, according to
estimates by the US Census Bureau, which places the 2013 population at
12,657 -- a two percent increase.

Contrasting the decline in the city, the larger urban area of which the city is
the center has had sustained growth over the past 30 years, from 1980 to
2010. The county also has had relatively strong population growth,
increasing by 51 percent between 1970 and 2010 (Table 1). The most
recent estimates by the US Census Bureau place the ¢ o u n popudasion
at 55,885 in 2013.

DEMOGRAPHIC FORECAST

In light of these historical patterns, the obvious question arises. Why is the
city losing population when the county and the larger urban area of which
the city is the center are growing? Attrition and out-migration are the
obvious reasons. To correct this internal hemorrhaging, the city needs to
expand its footprint through annexation and promote higher development
density in-fill of its built environment.




That the city's population has been in retreat is no indication that it will
continue to do so. The 2013 Census estimate showing a population
increase since 2010 for the first time in 30 years is encouraging, giving rise
to the prospect of increased population.

Gaffney is the county seat and ideally situated to capitalize on development
opportunities and potential presented by its strategic location with the larger
metro area..

Nearly 22,000 people live in the urban fringe area, almost twice as many
as in the city. And the fringe area is growing, having increased by 51
percent between 1980 and 2010.

But in order for the city to participate in the growth of this area it must focus
on annexation. The city is essentially built-out, with very few areas in which
new housing may be built. Without annexation or large scale higher
density redevelopment, the prospects for population growth are not good.

So what might be expected in the way of future population? Three
scenarios are possible: (1) the city's population continues the trend of the
last three decades, to decline and stagnate, or (2) the city adopts an
aggressive annexation program and substantially increases both its
geographic area and its population, or (3) something in between.

The first scenario is based on the assumption that the city's boundaries will
remain relatively unchanged, forcing growth and development or
redevelopment to come from within. If this scenario plays out, the city's
population will likely continue to decline, as there remains very little vacant
land for new development, and households continue to shrink in size.

The second scenario assumes a growth rate similar to that projected by the
State for the county.

The third scenario is based on a moderately aggressive annexation
strategy, embracing a larger share of the urban fringe area, and an
increase proportionate to the projected increase for the county.

Each of these scenarios will produce different forecasts, as indicated by

Table 2. The one factor having the greatest impact is annexation. The
city's commitment or lack of commitment to annexation will determine its
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future size and shape, notwithstanding the constraints of current
annexation legislation.

In reviewing the three scenarios, it is probably safer to select the B-line or
mid-course projection for future calculations, although either the A or C-line
could prove correct, depending on what action or inaction the city takes on
annexation. With a moderately aggressive policy, the city could increase
its 2013 population of 12,657, or by electing to maintain its existing
corporate boundaries, it may be even smaller in 10 years. The eventual
size will depend on action or inaction by city officials.

TABLE 2
POPULATION FORECAST
CITY OF GAFFNEY, CHEROKEE COUNTY

2013(1) 2015 2020 2025
Cherokee County 55,885 56,100(2) 56,800(2) 56,700(3)
City of Gaffney 12,657
Low (A-line) (3) 12,600 12,540 11,980
Median (B-line) (3) 12,850 13,035 13,345
High (C-line) (3) NA 13,300 13,600

Sources and Methodology:

(1) U.S. Census Estimates.
(2) Projections for county by South Carolina Revenue and Fiscal Affairs Office.
(3) Projections for the City by Vismor & Associates, based on the following assumptions:

A-line projection based on assumption that City will continue to lose population at the same rate as the
last 10 years, from 2000 to 2010.

B-line projection is based on assumption that the city will grow at the same projected rate as the county,
four percent over 10 year period, with limited annexation.

C-line projection is based on moderately aggressive annexation program, and internal growth equal to
two percent rate of projected county growth.

Population projections by the S.C. Revenue and Fiscal Affairs Office, the
official Census agency in South Carolina, project the County population to
increase through 2020 but pause between 2020 and 2025, (Table 2).
l nasmuch as the Cityods popul ation
percent of the county total since 1970, it seems reasonable to assume it
too will stabilize at this level pending annexation of currently developed
outside areas. In fact barring annexation or an internal growth surge, the
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Cityds popul atoifuotherdiesc | prnoej eacst ead per cen

population (21 percent), producing a smaller population than reported by
the 2010 Census.

Depending on annexation of developed properties, this projection is subject
to change. Future growth may in fact be contingent on annexation.

Annexing property in South Carolina is not an easy proposition however,
requiring "outside" support of 75 percent of the property owners owning 75
percent of the assessed value of land to be annexed. This makes
projecting and planning for the City a tenuous proposition at best.

Under these circumstances, who is to say when an existing subdivision or
neighborhood will consent or a developer will petition for annexation. And
such outside initiative is essential to annexation.

As a result, the composition of a city seldom reflects the true size of the
urban area of which it is a part. Characteristics are tempered by economic
development, but size is tempered more by politics, attitudes and the need
for urban services. In the case of the latter---the need for urban services---
the City is at somewhat of a disadvantage, as its unincorporated urban
fringe is already served with community water and sewer, garbage
collection, police and fire protection. As a result the City has little to offer in
the way of incentives. Cities with the most successful history of annexation
are generally in control of the extension of urban services to outside areas,
requiring annexation as a condition for such services. Gaffney is not.

Annexations over the last 10 to 15 years have been spotty and infrequent,
contributing in large measure to population loss. New development is
required to offset internal demographic composition changes, which have
led to a loss of population.

In sum, the County forecast is contingent on economic growth, while the
City forecast is contingent more on annexation, extending its boundaries

over a | arger portion of the wur ban

population will likely flat line.
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DEMOGRAPHIC COMPOSITION

To more fully understand the population, we need to take stock of its
component parts or characteristics, including race, age and gender.

Racial Composition

Like most other cities, the racial profile for Gaffney is dominated by two
racial groups: white and African-American. However, there has been a
significant change in the racial composition since 1970. From 32 percent of
the population in 1970, African-Americans and other minorities increased to
47 percent of the total by 2010 7 36 percent increase. In contrast, the
white population decreased from 68 percent to 53 percent of the total. The
most recent census estimates (2013), establishes the number of whites at
47 percent, the number of African-Americans at 51 percent and other races
at two percent. The non-white population has now become the majority in
Gaffney, at 53 percent of the total.

Apparently, African-Americans are staying in place and whites are
gradually moving out. During the last decade alone, between 2000 and
2010, the city lost
721 white residents,
a 10 percent decline,
but only 57 African-
2 Americans.

Chart 2 Racial Profile, 2013

The shift from a
majority white to
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non-white population
has been underway
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However, governmental and social institutions likely will change to better
reflect a more balanced and enlarging African-American and non-white
presence.

Age Composition
Two noteworthy trends are taking place in the various population age

groups. One, the number of adolescents (under the age of 18) is declining.
Two, the number of elderly persons (65 and older) is increasing. From 35

Table 3
Age Composition and Trends
City of Gaffney
1970 2010 Change

No. % No. % NO. %
Under 18 4,605 35 2,776 22 -1829 -40
18-64 7,314 56 7,479 60 165 02
65+ 1,212 09 2,159 18 947 78
Median Age 26.6 38.6 12 45
Gaffney
Median Age 24.8 37.9 13 53
South Carolina
Source. U S Dept Commerce, General Population Characteristics, Selected Years.

percent of Gaffneyds popul adupdeereasedch
to just 22 percent of the total by 2010. Conversely, the elderly population
substantially increased during this period, while the more productive and
procreative age group, between 18 and 64 remained relatively stable,
recording a slight increase.

The decline in the less than 18 age group may be attributed in large part to
changes in child-bearing patterns. In 1957 the number of births per woman
was 3.7. It fell to 1.8 by the mid-1970s, and with minor fluctuations has
hovered around two per woman over the last 20 years, according to the
U.S Census. This rate is slightly below the long-term replacement level. If
not reversed, the decline of the young surely will show up in future
population counts for the city, if not off-set by annexation and/or in-
migration.  Also, the stagnation of population in the productive and
procreative age group has a direct bearing on the loss of young people.

19
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That the cityds el derly population i
national and state-wide trend. People are living longer and many are
apparently staying in place as opposed to out-migrating to retirement and
resort communities.

The older population in the U.S. grew rapidly for most of the 20th century,
from 3.1 million in 1900 to 35.0 million in 2000. Except during the 1990s,
the growth of the older population outpaced that of the total population and
the population under
age 65. Moreover, the
Chqrt 3 older population is on
Age Composition and Trends the threshold of a
boom. According to
60%- U.S. Census Bureau
60% projections, a
substantial increase in
the number of older
| people  will  occur
30% 4 |39% during the 2010 to
|| 2030 period, after the
20%1" 2500 first Baby Boomers
° 189 turn 65 in 2011. The
990 older population in
09 |l ° 2030 is projected to be
1970 2010 twice as large as in
2000, growing from 35
[ ®underis  @1e64 Oes- | million to 72 million
and representing
nearly 20 percent of the total U.S. population at that time. In the next 22
years, the State's elderly population will grow 200 percent faster than the
State as a whole, according to Census predictions.

509 56%

40%+

10%+"] |

Nationally, the median age (which divides the population into two groups,
half younger and half older) rose from 22.9 in 1900 to 35.3 in 2000 and is
projected to increase to 39.0 by 2030. The oldest-old population (those 85
and older) comprised just over one percent of the total in 2000, but is
projected to grow rapidly after 2030, when the Baby Boomers begin to
move into this age group.




There i s every reason to believe Gaf
exceed national trends and projections, based on trends from 1970 to
2010, which saw an increase in the median age of 45 percent, raising the
median age from 26.6 years to 38.6 years, an increase of 12 years.

Contrary to the notion that most elderly retired people migrate to places like
Florida and the coast, 85 percent of elder Americans prefer to stay in their
homes and never move, according to a survey by AARP. Aging in place
Is a trend that is here to stay says AARP. Only 13 percent of older people
wish to move and the reason generally is to be closer to family as opposed
to preference for a resort retirement community.

With most older people electing to age in place, Gaffney may expect its
older population to stay home as well, which apparently has been the case.
But staying home does not mean business as usual.

A lifestyle change accompanies growing older. And the city should be
responsive to the changing needs of its aging population.

Two of the principal concerns of the elderly are (1) the environment and (2)
housing. In response to these concerns the city should consider and this

pl an wil I address the following issulp

elderly population.
Environmental Issues

1 Transportation - Make getting places easier. Focus on
alternatives to private vehicular transportation, i.e. sidewalks,
bikeways, and public transit. Require installation of easy to
read directional signs, ramps and hand rails in all public
buildings.

1 Social - Increase the variety, accessibility and attractiveness of
places where people meet, whether by accident or
appointment, including passive parks.

1 Safety - Focus on different ways to increase safety and crime
prevention.

10




Housing Issues

Few issues are more fundamental to the quality of life than where and
how people live. Housing, one's most immediate physical
environment, should be responsive to one's changing social,
economic, and physiological characteristics. Housing can and should
be made to do this. There should be within the community a broad
range of housing options to address the full spectrum of shelter and
service needs and the preferences of people throughout their lives.

Unfortunately, most residential areas are devoted exclusively to
single-family detached housing on fairly large lots. Alternatives to this
lifestyle are needed to more fully address the changing needs and
preferences of an aging population. Such alternatives should include
the following, among others:

Continuing Care Retirement Communities (CCRCs)
Accessory Apartments

Shared Housing

Assisted Housing

Congregate Housing

Retirement Housing Projects, Subdivisions

Smaller Housing Units

=2 =2 =220 =1

Also critical to the planning of environments and housing more
suitable to the elderly population is proximity of housing alternatives
to health care facilities and commercial services.

Gender Composition

Females generally outnumber males. In 2010, the female population in
South Carolina accounted for 51.3 percent of the total. The City of Gaffney
by comparison had an even higher ratio of females, 54.0 percent.

Nationally, the sexes are about evenly distributed in the pre-teen and
teenage years, but with age the ratio generally becomes imbalanced on the
female side. While the process is gradual, females at age 65 and over are
in a definite majority position. And this pattern is prevalent in the City,
where females comprise 67 percent of the 65 and older group.

11




Table 4
Age Profile, by Sex, 2010
Males Females

No. % No. %
Under 18 1,364 23.9 (1,412 21.0
1871 64 3,570 62.5 |3,909 58.0
65 & over 777 13.6 |1,382 21.0
Total Population | 5,711 100 |6,703 100

females, compared with only 777 males.

The gender
imbalance in the
over 65 age group
creates more one-
person households,
the vast majority of
which are female
occupied. Of the
2,159 persons over
sixty-five, 1,382 are

This trend has a direct bearing on housing preference. More people,
particularly elderly, of any one sex generally produce more one-person

households,
favoring
smaller units
and/or
aggregate
housing
facilities.
There are
also social
ramifications
with gender
imbalance
involving life
style
changes for

Chart 4

Profile Males-Females, By Age Group
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many.

SOCIAL CHARACTERISTICS

Suffice to say, there exists a positive correlation between land use and the

quality of housing, income and education.

Higher educated people

generally command higher incomes and subsequently reside in higher
And these neighborhoods generally

quality homes and neighborhoods.
reflect positively on the use of land.

12




Education

Educational attainment levels in Gaffney have improved over time. More
recently, between 2000 and 2013 the number of persons 25 and older with
a high school diploma increased from 36 to 38 percent. There was also an

Table 5
City of Gaffney
Educational Attainment Trends, 2000-2013
Adult Population 25 and older

2000 2013
Number | Percent Number Percent
No High School Diploma 2,546 30 1, 875 22.1
High School Diploma 3,088 36 3,232 38.1
College, no Degree 1,137 13 1,569 18.5
College Degree(s) 1,774 21 1,807 21.3
Total 5,545 100 8,483 100

Source. American Fact Finder, Census 2000; Census Estimates 2013.

Chart 5
Educational Attainment Level Trends, Persons 25 and
Older
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increase in the number of persons who have attended college, but not
graduated, and a small increase in the number who have received one or
more college or professional degrees. This was accompanied by a decided
decline in the number of persons who have failed to graduate from high
school.

Improvements aside, over one in four persons 25 years and older still has
less than a high school education. Too, just over one in three has no more

than a high school education. Andi n t odaydés competiti

education is a premium. As a consequence, nearly6 0 per cent of
eligible work force, 25 and older, is educationally disadvantaged.

The impact of

education, high or Chart 6

low level Educational Attainment, Persons 25 and
attainment, may Older, 2013

be readily

observed from

prevailing

environmental

conditions. Higher
educated persons
generally live in
quality housing
and environments.

Lower or

inadequately

educated persons

genera”y are ONo HC Diploma OHC Diploma O College, No Degree OCollege Degree

confined to less
than ideal or substandard living environments.

Such is the case in Gaffney, where the quality of housing and living
conditions change from neighborhood to neighborhood, based largely on
the educational attai nment |l evel of
attainment level improves, upward economic mobility is enhanced. And that
generally results in quality development and environmental conditions.

To help improve the local educational level and retain an educated
workforce, the County created in 2011 the KNOW(2) program, which

14
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makes financial assistance available for continuing education to all county
residents with a High School Diploma or G.E.D. The mission of the
program is to Achange the mindset
education and its role in improved economic development and enhanced
quality of life. Financial assistance is available in pursuit of the following
areas of study:

Automated Manufacturing Technologies/Robotics
Automotive/Manufacturing Production Technologies
Electronics and Engineering Technologies

Heating, Ventilation and Air Conditioning

Industrial Electricity, Electronics, Re[pair

Machine Tool Technology
Mechanical/Mechatronics

Nuclear Power/Radiation

Welding

©CoNoO~whE

Income

As indicated previously, higher education generally equates to higher
income, and higher income to a higher standard of living.

In South Carolina, as elsewhere, higher education generates increased
earnings with each level of attainment, as illustrated in Table 6. Persons
with a high school diploma earn on average 33 percent more than those
who do not finish high school. Going to college will increase average
incomes by 22 percent over those who do not attend. And each step above
some college also will result in higher incomes, on average.

Recent studies also establish a correlation between education, income and
health. The government report, Health, United States, found that each
increase in income and education has a perceptible impact on health.

The near poor are, on average, healthier than those living in poverty;
middle-income people are healthier than the near poor; and people with
high incomes tend to be the healthiest. People with less education and
less money are more likely not to have health insurance and access to
quality health care.

15
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Education also lengthens life and enhances health. Less-educated adults
have higher death rates for all major causes of death, including chronic
diseases, infectious diseases and injuries. Education also governs
smoking habits. The least educated are more than twice as likely to smoke
as people with more education.

The correlation between education and income is such that one tends to
mirror the other.

Lower income TABLE 6

areas, produced | MEDIAN ANNUAL EARNINGS IN SOUTH CAROLINA
principally by BY EDUCATIONAL ATTAINMENT

lower Education Attainment Level % Increase By
educational Education Level
attainment, take |<High School Graduate -

on a physical | High School Graduate 33

form of poor or | Some College/Associates Degree 22
substandard Bachel or6s Degr e 39
housing and | Graduate or professional Degree 25
neighborhood Source: U. S. Census, 2005 American Community Survey.

conditions. By contrast, higher educational attainment, producing higher
Incomes, is manifested in the form of quality housing and environs in most
areas of the community.

Average annual income for households, families and individuals in Gaffney
generally fall below statewide averages. Mean or average household

income, measured TABLE 7

for each occupied INCOME COMPARISONS, 2013

housing unit, is 73 Gaffney South | % State

percent of the state Carolina

average. Individual | Mean Household $43,952 $60,601 73

or per Capita income Median Household $28,598 $44.779 .64

is 77 percent of the [Mean Family $56,220 $70,910 79

State average and Median Family $43,226 $55,058 78

mean famlly income Per Capita $18,549 $23,943 T7
Source. U.S. Census, American Fact Finder, S1901, 2010

Is 79 percent of the

State average.
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Nearly one in three families and nearly one-half of all households had
incomes in 2013 under $25,000 a year, meaning substandard living
conditions and poverty are a reality for many in the community. The
number of households was even higher, at almost 50 percent.
Approximately one

ClTYBT:Bé-EEFNEY in five persons and
HOUSEHOLD AND FAMILY INCOME, 2013 Z?? n ;\hree. of all
Annual Number Percent Number Percent rl-can- _mencans
Income | Households | Households | Families | Families | reside in below
< $25,000 2,239 46 866 31 poverty conditions.
$25,000 i 1,198 25 680 25 Even more
49,999 disturbing is that
$50,000- 974 20 807 30 nearly one-half of
99,999 Il child 48.7
$100,000 434 09 370 14 all ~children ~ (48.
plus percent) reside in
Source. U. S. Census Bureau, American Factfinder,S1901 poverty-like

conditions. The

elderly with social security, disability, medicare and medicade assistance
are not as encumbered by poverty, with only 11.7 percent residing in
poverty conditions. Whites also are less burdened by poverty.

Discounting that cost of living expenses are generally lower in small
communities such as Gaffney, the fact remains that low incomes for many
families, households and individuals have negatively impacted the housing
stock and living conditions for an inordinate segment of the population.

Even some of those families and households earning between $25,000 and

$49,999 a year likely fall

into the category of _ Table 9
needing assistance, | City of Gaffney, Poverty Income Status,
depending on household or 2013
family size. Incomes Below Poverty Number Percent
Level

: . All Persons 3,136 26.6
While  incomes  have [pgrsons Under Age 18 1,194 48.7
improved over time, due in | persons 65 and older 249 11.7
part to improved | African- Americans 2,192 36.8
educational attainment, | White 763 14.3
they have not produced the L[Source. US Census Estimates, 2013
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desired results or kept pace with attainment levels across the State, and
consequently much of the ¢ o mmu n pdpuytation remains burdened by
low-income and poverty.

CONCLUSIONS

From the preceding, it may be concluded:

(1)

(2)

3)

(4)

(5)

(6)

(7)

That the City has lost population for the past three decades, but
estimates by the US Census Bureau for 2013 show an
encouraging reverse of course,

That the largest loss in population during the past three
decades has been whites,

That the minority African-American and non-white population
are now the majority,

That the city's elderly population has nearly doubled over the
last 30 years, further altering the composition of the population
now dominated by minorities and older residents,

That the female population continues to out-number the male
population as the two groups grow older, contributing to more
one-person households, particularly in the elderly,

That educational attainment levels have improved substantially
over time, but still lag behind the State, and

That poverty is a major concern for many individuals,
households and families in Gaffney, especially children and
African Americans, affecting over one-quarter of all persons,
nearly one-half of all children, and over one third of all African
Americans.

POPULATION GOALS (PG) AND ACTIONS

PG-1: Grow the Population Through Annexation

18




The future demographic and geographic size of the city will depend on
economic development, in-fill and annexation. Given that annexation is not

an easy proposition in South Carolina, the City is nonetheless challenged

to annex in order to keep pace with or ahead of the spiraling cost of
governmental administration and services, as property taxes and state
shared revenues, based on popul ati o
revenue sources.

Action: Develop a more formal "Annexation Plan and Strategy". The
city has much to offer outside residents and property owners, but the
benefits of annexation are often obscured and distorted by preconceived
notions and misinformation. Positive responses to these issues are critical
to a successful annexation program, as annexation is contingent largely on
outside initiative and support for joining the city.

There may be several reasons for this. Outside residents and property
owners may be prejudiced against living in the city. They may fear higher
taxes, be misinformed about costs and benefits of annexation, feel there is
little or no need to live in the city, or they may simply be indifferent toward
annexation. The initiative and incentive to join the city may be missing, or,
more likely, for many outside property owners, currently receiving most
essential municipal services, there is no pressing need to annex.

Whatever the reasons not to annex, established built-up areas, as well as
most developing areas, outside Gaffney have elected not to do so.

These impediments to annexation must be addressed and resolved if the
city intends to annex outside neighborhoods and properties which by virtue
of association and geography are logically a part of the Gaffney community.
This means that the city must take the initiative to address the issues and
implement a stepped-up program of annexation. Toward this end, the
following strategy is recommended.

(1) Establish Staff Responsibility

Most communities that have been successful with annexation have taken
the initiative by assigning staff to deal with it on a daily basis. Something
as elementary as putting together an annexation petition and drive requires
staff assistance for optimum results. In addition to spearheading petition
drives, staff personnel needs to be available to answer questions about
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annexation, meet with property owners, explain the cost and benefits,
strategize for geographic and racial balance, and above all move the
process forward. If the city sits back and waits for annexation to happen it
will stagnate.

Assigning staff responsibility in Gaffney may mean hiring an additional
employee with the express responsibility for making annexation happen.
Such a person should be skilled in working with people, become
knowledgeable in all aspects of annexation, and serve as the catalyst to
annexation.

(2) Start A Marketing Program

It is important to market the benefits and advantages of living in the city.
As part of the program, prepare for public consumption and distribution fact
sheets or brochures highlighting the benefits of living in the city and
contrast the difference in costs of living in and out of the city. This will help
dispel misinformation and disarm those who might be opposed to
annexation for all the wrong reasons. True, having the facts may not win
them over, but there are a lot of people living in the unincorporated fringe
area who would like to be in the city. And this information will help solicit
and enlist their support, which is essential.

(3) Explore the possibility of purchasing large undeveloped parcels
contiguous to the city, annexing them, then putting them back
on the market for sale and development.

This could be accomplished through the establishment of a Trust or
directed by City Council.

(4) Explore the possibility of establishing with the assistance of the
Gaffney Board of Public Works (GPBW) a requirement to annex
in exchange for the extension of water and sewer service to
proposed developments outside but contiguous to the city
l[imits;

Or, failing that,

Adopt a standing policy to reimburse developers the cost of
water and sewer tap fees in exchange for an agreement to annex
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properties proposed for development outside but contiguous to
the city limits.

PG-2: Grow the population by amending the Zoning Ordinance to
meet the growing demand and need for higher density development.

The housing market has changed since the city first adopted its Zoning
Ordinance. The arbitrary limits o f ei ght and 16 wunits
two multi-family zones should be reexamined and increased to
accommodate higher density development and meet changing market
demands. The zoning ordinance should not be a deterrent to development.

PG-3: Grow the population through job development.

Action: Accelerate economic development activity to expand job
opportunities within the community. (Refer to Section Three, Economic
Element of the Comprehensive Plan)

PG-4. Grow the population through quality of life enhancements and
resident recruitment.

Studies have shown that, in addition to jobs, quality of life issues loom large
in the decision making process of prospective new residents, e.g. good
schools, good and affordable housing, safe neighborhoods, green
communities, cultural and recreational opportunities, etc. These and other
quality of life issues are assessed in various parts of this Plan. Their
enhancement and promotion are essential to the growth of the community.

Action: Move comprehensively to address and enhance quality of life
issues, as recommended throughout this Plan.

Action: Develop a resident recruitment program, targeting younger
families, college graduates and business entrepreneurs.

Action:. Expand t he Cityos We b ng resident t
recruitment element profiling the advantages of living in Gaffney and quality
of life inducements.

PG-5: Create an Age Sensitive environment - Meet and Accommodate
Changes in Age and Gender Composition.
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The focus here is on developing more facilities and programs, and
providing more housing alternatives and opportunities for an aging
population.

The vast majority of people prefer to age in place as opposed to migrating
to retirement communities. This is the preferred housing type for 85
percent of older people in the United States, according to a study on
Expanding Housing Choices for Older People, sponsored by AARP. In light
of this situation, a three-point action program is recommended.

Action: Provide a diversity of housing alternatives. This should include
apartments, small and large single-family residences, courtyard homes
accessory apartments and condominiums, all available at a range of costs.
Ideally, diversity should be found throughout the City, and in most
neighborhoods. The ready availability of affordable housing alternatives in
one's own neighborhood will enable older people to make adjustments
without leaving their community and foregoing all the relationships they
have established over time. This will require working closely with
developers and housing providers, providing information and assistance by
city staff.

Action: Provide pedestrian and/or public transportation linkages. The
environment within which a person operates needs to be viewed as a
series of links from one place to another. If this environment is only
partially accessible, then it is essentially inaccessible to someone who is
age impaired. In the absence of adequate sidewalks, a resident in a well
designed assisted care housing project or neighborhood may be unable to
reach a nearby park or other social or commercial outlet without a car. The
ability of older people to maintain their independence is dependent on
linkages.

Action: Adapt the environment to meet changing needs of the elderly.
Universal design is a significant innovation within the housing sector; the
same approach should be applied to the community at large in building
design, site planning, and land usage. A long-term perspective should take
into account the reuse and adaptability of schools to serve the needs of the
elderly as senior centers, or senior housing and converted back as
necessary. Also, parks should be redesigned to emphasize passive
recreation opportunities, more attuned to the needs of the elderly.
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PG-6: Raise the Educational Attainment Level of all Adults to or above
that of a High School Diploma.

Dedication to improving education and subsequently improving earning
power and the environment in which one resides is not the sole
responsibility of the school district and the PTA. It will take the combined
efforts and support of the community, both financially and politically.

Toward this end, the community should:

Action: Promote the use of the KNOW(2) program which is to (1) know
that in the world today, being highly educated is essential for economic
success and a high quality of life, and (2) know that being highly educated
Is possible for you, your family and community.

Action: Initiate a campaign to emphasize the importance of education and
parental involvement in the process, and

Action: Encourage adult education and the use of the community's
educational resources.

A quality environment starts with an educated populace. Realization of this
goal should be measured annually for incremental results.

Action: Assist the School District by providing volunteer municipal
speakers, readers and programs.

PG-7. Create a ADiversity Sensitive

With changing demographics, the community should be ever mindful and
respectful of racial and ethnic differences.

Action: Monitor all community activities, official policies, and practices

regarding racial and ethnic issuesto ensurefif ai r pl ayfi and
needs and rights of a diverse population.
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PART 2
HOUSING ELEMENT

Housing is one of the principal elements of a Comprehensive Plan. Itis a
measure of lifestyle, and a major indicator of land use and environmental
conditions. The city's housing stock is its habitat. It is therefore essential
to monitor and fully dimension housing conditions and trends as part of a
continuing planning process.

HOUSING TRENDS AND COMPOSITION

The <cityos housing stock increased by
adding 1,460 units. This is an annual average increase of about 36 units
per year. More recently, from 2000 to 2010, annual average increase
declined to less than two units per year. The single largest reason for this
decline was the 2008 housing bust, which essentially stopped most new
housing construction.

Chart 7 TOTAL HOUSING UNITS

6,000
5,000
4,000+
3,000
2,000
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1970 1980 1990 2000 2010

Change i n houbirg stack hay Besn in more affordable housing
alternatives 1 multi-family and manufactured housing, both of which
increased substantially over the past 40 years. Single-family homes by
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contrast, while increasing in number, declined as a percentage ofth e ci t vy
housing stock from 85 to 71 percent.

Table 10
Trends In Housing Types
1970 1990 2010 % Change

No. | % | No. | % | No. | % | 1970-2010
Single-Family | 3,664 | 85 3,939 | 72 | 4,106 |71 12
Multi-Family 598 13 1,305 | 24 | 1,446 | 25 142
Manufactured | 62 02 206 04 232 |04 274
Total 4,324 | 100 | 5,450 | 100 | 5,784 | 100 34
Source: U.S. Department of Commerce, Bureau of Census, Census of Housing, American Fact Finder,
Selected Years.

Chart 8
Housing Trends, By Type of Housing
City of Gaffney
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Over the last 10 years, between 2004 and 2014, the City of Gaffney issued
28 permits for new multi-family units (18) and mobile homes (10), but only
25 for new single family homes. During this same period, the City issued 14
demolition permits, resulting in an annual average increase of four units per
year.
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What is happening in Gaffney is trending nationally. Multi-family housing
has increased disproportionally to single-family housing in most
communities, due primarily to lower cost and more flexible life style. The
same is true to some extent with manufactured homes. Their numbers
have increased at a higher rate, but they still constitute a relatively small
part of the local housing stock, and their share of the market appears to be
stagnant, at four percent of the total.

OCCUPANCY CHARACTERISTICS

In 2010, rental occupied housing reached an all time high in Gaffney,
accounting for 40 percent of all occupied housing. Owner occupied
housing, as a percent of total housing, dropped to its lowest level in the last
40 years, 47 percent. This represents a decline from 57 percent of all
housing in 1990, which was down slightly from the rate of ownership in
1970. This downward trend in home ownership, while disturbing, is
reflective of a statewide trend, which saw home ownership drop from 72
percent in 2000 to 69 percent of all housing in 2010.

Chart 9
Housing Occupancy Trends and Characteristics
City of Gaffney
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The bulk of the change may be traced to housing vacancies, which
increased from six percent to 13 percent, between 1970 and 2010. The
majority of the increase appears to have come from previously owner-
occupied units. The significance of the decline in home ownership is the
inevitable loss in community vesting, which generally translates into
neighborhood stability, upkeep and pride.
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This situation may be partially explained by the fact that cities traditionally
provide a greater share of rental housing than do unincorporated areas.
However, the state of the local economy is more likely to blame for this
unprecedented change in occupancy patterns.

Table 11
Housing Occupancy Characteristics, 1970-2010
City of Gaffne
Change
1970 1990 2010 1970-2010

No. %
TOTAL HOUSING
UNITS 4,324 5,450 5,784 1,460 34
Owner-occupied units 2,503 3,124 2,707 204 08
Percent 58 57 47
Renter-occupied units 1,552 1,906 2,337 785 51
Percent 36 35 40
Vacant units 269 420 740 471 175
Percent 06 08 13
Source: U.S. Bureau of Census, General Housing Characteristics, American Fact finder Selected
years.

With an improved economy, home ownership should make a comeback, as
It I's still part of thewhmmkbomean
past it represented a sound monetary investment. It will again.

FINANCIAL CHARACTERISTICS

The financial characteristics
of owner-occupied housing
indicate a majority of the
homes in Gaffney are low
to moderate value.
Nineteen percent of all
housing was valued at less
than $50,000 in 2010,
compared with only 14
percent statewide.
Conversely, only 40 percent
of all housing was valued at

or above $100,000, OLess than $50,000 D$50,000 - $99,000
0$100,000 - 199,999 [1200,000 plus

Chart 10
Owner-Occupied Housing Values,2010
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compared with 66 percent statewide.

These characteristics tell us a lot about living conditions in the City, which
appear to reflect a more modest lifestyle for the majority of home owners,
irrespective of relative differences in housing and land costs statewide.

STRUCTURAL CHARACTERISTICS

Census estimates for 2013 identified 33 occupied dwellings lacking
complete plumbing facilities, and 74 without complete kitchen facilities.
That i1 s not good by todayb6s standard§g|.

Unfortunately, that is not a complete count of substandard housing units in

the city. Many more homes need repair, rehabilitation or demolition. From a
windshield survey of the city, it is obvious that several areas and
neighborhoods have structurally deficient and substandard housing. But In

the absence of individual housing inspections, it is not possible to assess

with any degree of accuracy theextentand condi ti on of tH
stock. The U.S Census does not evaluate or statistically record the
presence or extent of substandard structures. However, there are some
indices, including housing values previously addressed.

To help assess the condition of housing in the city, we turned to a HUD
publication entitled: Barriers to the Rehabilitation of Affordable Housing,
Volume 1. This publication investigates and estimates the extent of
substandard housing conditions nationally. The publication profiles and
estimates the need for rehabilitation intervention by race and income status
of occupants, tenure, and age of housing, among other characteristics.

By applying the findings of this study to the City of Gaffney, using 2013
Census data, we are able to estimate the number of substandard housing
units in the city, the severity of housing conditions and the need for
rehabilitation, i.e. Minor, Moderate, or Major.

One of the key indicators used for determininghous i ng condi ti on
housi ngo. Ol der homes ar e mor e [
dangerous code violations, have lead paint, or be structurally deficient in
some way.
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Table 12
Estimated Rehabilitation Need, Occupied Housing, By Property Profile, 2013
Property Profile Minor Rehab. Moderate Rehab. Major Rehab. Total Rehab.
% No. % No. % No. % No.

Tenure

Renter Occupied 30.4 690 12.3 198 5.6 127 44.6 1,015

Owner Occupied 30.6 787 8.7 223 4.3 110 43.6 1,120
Race

White Occupied 30.5 838 8.7 239 4.1 113 43.3 1190

Black & Other 30.0 689 19.1 439 7.9 181 57.0 1,309
Age of Unit

1980-2010 29.0 399 5.4 120 2.6 56 41.8 575

1970-1979 30.6 381 7.6 95 3.9 48 42.0 524

1940-1969 30.4 675 10.8 240 5.0 111 46.2 1,026

Before 1940 32.0 247 14.8 114 7.3 33 51.1 394
Total Housing Units | 30.0 | 1454 9.0 436 4.4 213 415 2,103
Source: HUD, Barriers to The Rehabilitation Of Affordable Housing, Volume I, Exhibit 2.2,
Gaffney Census estimates, 2013. Calculations by Vismor and Assoc.

Thirteen percent of Gaffneyds housi

1940. While this is not a condemnation of all older homes, it is an indicator
of possible substandard conditions based on age. Where such housing
exists, the potential for becoming substandard and the cost of maintenance
generally are greater. From the Table 12, 51 percent or over one-half of
these dwellings were determined to need some level of improvement.

Overall, an estimated 213 dwellings or 4.4 percent of all housing require
major rehabilitation; 436 housing units or nine percent need moderate
rehabilitation; and 1,454 units or about 30 percent can make do with only
minor rehabilitation, based on age of housing (Table 12).

Somewhat greater need for rehabilitation or degree of substandard

conditions exist in rental housing, as opposed to owner occupied housing,
44.6 percent compared to 43.6 percent. Substandard housing conditions
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are among the highest for units occupied by African-Americans and other
minorities than for units occupied by Whites.

Additionally, most existing housing and buildings in the community were
constructed without regar di ircayporaligr e e
efficiency and conservation of energy and water in the design, construction

and operation of buildings. As such, they too, may be considered
substandard by todayds standards. Gr
reduce environmental impact through energy-efficient materials, solar
systems, and water conservation techniques, including storm water
management techniques. With emphasis on green building design, the city

Is challenged to assist in retrofitting its housing stock and ensuring green
building design in new homes and subdivisions.

In summary, housing conditions have improved over the last several
Census surveys, based on plumbing and kitchen facility indicators, but
there is still work to be done. The community has yet to meet the goal of
the "National Affordable Housing Act of 1990", that every American family
be able to afford a decent home in a suitable environment. And the city has
yet to get on board with figreeningo i

HOUSING AFFORDABILITY AND ASSISTANCE NEEDS

The goal of the National Affordable Housing Act is that "every American
family be able to afford a decent home in a suitable environment". But what
constitutes affordability?

Affordability is __ Table13 |

erhans  the Housing Affordability Matrix
P P Household Income | Affordable Purchase | Affordable Rental
most important ,

. Range Price Range Range (Monthly)
factor d”V!ng Less than $10,000 | Less than $25,000 Less than $167
the  housing [$10,000-19,000 $25,000-49,999 $167-349
market. The | 20,000-29,999 50,000-74999 350-499
market must 30,000-39,999 75,000-99,999 500-649
be in tune with | 40,000-49,999 100,000-124,999 650-834
the 50,000-59,999 125,000-149,999 835-1,164

: 60,000-74,999 150,000-199,999 1,165-1,499
{Pair;(eigla(;qeeelz 75,000-99,999 200,000-249,999 1,500 or more
100,000-124,999 250,000-299,999

the demand for |55 900 300.000

housing in
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Gaffney. This means matching housing costs with household incomes of
existing and perspective householders.

As a general rule, affordability is calculated by lending institutions on the basis
of the "two and a half" rule. That is, affordability is based generally on housing
costs not exceeding two and a half times gross household income. Using this
measure, Table 14 establishes housing cost and rental ranges for households
based on income ranges, generally at two and a half to one.

The HUD formula or definition of affordability is similar to the above rule.
Mffordable housing, defined in Section 6-29-1110 of the S. C. Code of
Laws, as amended, means in the case of dwelling units for sale, housing in
which mortgage amortization, taxes, insurance, and condominium or
association fees, if any, constitute no more than twenty-eight percent of the
annual household income for a household earning no more than eighty
percent of the area median income, by household size, for the statistical
area as published from time to time by the U. S. Department of Housing
and Community Development (HUD) and, in the case of dwelling units for
rent, housing for which the rent and utilities constitute no more than thirty
percent of the annual household income for a household earning no more
than eighty percent of the area median income, by household size for the
metropolitan statistical areaas publ i s hed

from ti me to

TABLE 14
HOUSING COST AS PERCENT OF INCOME
CITY OF GAFFNEY, 2013
Gross Rent/ Owner # Owner % Owner # Renter % Renter
Costs As % of Households | Households | Households | Households
Household Income
Less than 20% 534 47.3 446 22.0
20 t0 24.9% 259 22.9 217 10.7
2510 29.9% 9 0.8 336 16.6
30 to 34.9% 47 04.2 290 14.3
35% or more 289 24.8 735 36.9
Source. U. S. Bureau of Census, American Fact Finder, Estimates, 2013.

As with most rules, there are exceptions. Some householders pay more
than the rule, while some pay less. But the vast majority generally falls in
line with the affordability ranges shown on the Housing Affordability Matrix,
Table 13.
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Using the HUD formula for calculating housing affordability, 29 percent of
householders of owner occupied dwellings in Gaffney pay in excess of 30
percent of household income for housing, and over one-half of all renters
pay in excess of 30 percent. However, not all of these households pay in
excess of what they can afford. Still the cost of housing is a major burden
for far too many households in Gaffney.

HOUSEHOLD CHARACTERISTICS

Nationally over the last several decades the number of households
increased at a higher rate than the population. The reason for this has
been a sustained reduction in household size.

The average household size in Gaffney in 1970 was 3.17 persons. By 2010
it had dropped to 2.34 persons per household. This represents almost one
less person per household.

Table 15
Household Characteristics
City of Gaffney

Change
1970 1990 2010 1990-2010
No. %
Number of Households | 4,055 5,030 | 5,044 14 .002
Family Households 3,369 3,459 | 3,028 | -431 | -.125
Non-Family Households | 686 1,571 | 2,016 | 445 .28
Persons Per Household |3.17 2.56 2.34 -.22 | -.09
One Person Households | NA 1,454 | 1,734 | 280 | .193

Source: |bid. Census Bureau; American Fact Finder

The trend toward smaller households has helped the housing industry.
Smaller households equate to the need for more housing, and expansion of
the local housing inventory. More households require more housing, which
Is the case in Gaffney. While the population declined over the last two
decades the number of households and number of housing units actually
increased.
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Households are projected by the U. S. Bureau of Census to get even
smaller in the future. Using national trend lines as a measure of what to
expect in Gaffney, the future household size is projected to further drop to
2.06 persons per household by the year 2030.

Households include all
Chart 11 persons who occupy a
Household Composition Trends housing unit. But not
all  households are
4,000 composed of families.
3,000 A family by definition
2,000} consists of a
Loool householder and one
’ or more other persons
0 living in the same
household who are
O Family Households related to the
D Onererean Housenolds householder by birth,
marriage, or adoption.

1990 2010

A household can contain only one family.

In the City of Gaffney, 60 percent or 3,028 households consist of families.
The other 40 percent (2,016) fall into the non-family category. Of this
number, 1,734 or 86 percent constitute one-person households. In fact
one-person households make up 34 percent of all households in the City of
Gaffney. Of the number of one person households, the elderly (65 and
older) make up 43 percent.

With over one-third of all households consisting of one person, and nearly
one-half made up of elderly, it marks a dramatic shift in housing
composition over time. And this shift surely will impact the size and
structural composition of future housing.

HOUSING PROJECTIONS

What does the housing industry hold in store for the city? It depends.
Based on population forecast (Table 2), current state of the housing
market, housing trends over the past 10 years, and further projected
declines in the size of households, the future looks iffy. Even so, successful
annexation, further reductions in the size of households, and moderate
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population increases, following recent trends could net 5 to 10 new units a
year.

CONCLUSIONS
Based on data compiled and presented in this report section we know:

(1) that the composition of housing is changing, with multi-family and
manufactured housingaccounting for a | arge
housing stock;;

(2) that the size of households is shrinking, giving rise to potential
changes in the size of housing, and accelerating somewhat the
need for additional housing;

(3) that owner-occupancy is relatively low, and declining;

(4) that housing values and conditions within the City generally are
lower than statewide averages;

(5) that non-family and one-person households have increased at the
expense of family households; and

(5) that the net annual increase in new housing is small, averaging
four units a year.

To address these conditions, the following goals and strategies are hereby
established.

HOUSING GOALS (HG) AND ACTIONS

HG-1: Protect and Maintain Existing Supply of Quality Housing and
Residential Environs

Housing represents the single largest investment for most families. And
protecting that investment from incompatible development through zoning
Is important to the general welfare and sustainability of residential areas.

Not all land use is complementary to or compatible with residential
development. As a result, any infringement by uses adversely affecting
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such development generally is met by resistance from affected home
owners. Neighborhood protection is one of the principal goals of any
planning and regulatory program. It is no less important in Gaffney.

Action: Adopt policy to deny rezoning property posing threat to
sustainability of quality neighborhoods and residential environs.

Where quality residential areas are threatened by encroachment from
“Incompatible uses," a policy to prevent such encroachment should be
adopted by the City. It is not enough that property be zoned residential.
Zoning can break down over time and often does.

An adopted policy to guide the rezoning process in such matters will go a
long way toward ensuring residential stability and sustainability, particularly
if it is part of the City's Comprehensive Plan. It will have the added clout of
the state planning enabling act, which mandates that "regulations shall be
in accordance with the (comprehensive) land use plan.” Any action to the
contrary would require a reevaluation of the Plan itself, and its call for land
use stability.

HG-2: Improve to Safe, Habitable Condition All Substandard housing
and Residential Areas.

Combating substandard housing conditions and improving neighborhoods
IS an on-going process. An estimated 42 percent of all housing, 45 percent
of all rental housing, and 57 percent of minority occupied housing are in
need of structural repairs. Toward this end, the following action is
recommended.

Action: Concentrate enforcement of the International Existing Building
Code, and the International Property Maintenance Code.

By prioritizing, targeting and concentrating code enforcement in one area or
neighborhood before going to another, results are more definable. Make
improvements one neighborhood at a time rather than one building or
home at a time, scattered around the community.

Action: Provide technical and financial assistance to homeowners and

landlords to help upgrade substandard dwellings through use of the
following programs.
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USDA Single-Family Family Housing Loans and Grants

Single Family Housing Programs provide homeownership opportunities to
low- and moderate-income rural Americans through several loan, grant,
and loan guarantee programs. The programs also make funding available
to individuals to finance vital improvements necessary to make their homes
decent, safe, and sanitary.

Rural Housing Direct Loan

Section 502 loans are primarily used to help low-income individuals or
households purchase homes in rural areas. Funds can be used to build,
repair, renovate or relocate a home, or to purchase and prepare sites,
including providing water and sewage facilities.

Rural Repair and Rehabilitation Loan and Grant

The Very Low-Income Housing Repair program provides loans and grants
to very low-income homeowners to repair, improve, or modernize their
dwellings or to remove health and safety hazards. Rural Housing Repair
and Rehabilitation Grants are funded directly by the Government. A grant is
available to any dwelling owner/occupant who is 62 years of age or older.
Funds may only be used for repairs or improvements to remove health and
safety hazards, or to complete repairs to make the dwelling accessible for
household members with disabilities.

HG-3: Increase the Supply of Buildable Sites. This may be
accomplished by annexing undeveloped tracts with development potential
i nto the city. Also, see Population

HG-4: Increase Development of Infill Housing and Make More Infill
Sites Available By Razing Dilapidated Structures.

Most vacant lots are located in fully facilitated neighborhoods, e.g.
sidewalks, parks, street lighting, proximity to cultural resources, etc.. These
sites are also in receipt of all City services and infrastructure, and are
primed for development.
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http://www.rurdev.usda.gov/HAD-Direct_Housing_Loans.html
http://www.rurdev.usda.gov/HAD-RR_Loans_Grants.html

Additionall vy, mo st of Gaffneyos
dwellings are located in the same general areas, providing redevelopment
and infill opportunities once they are removed. Currently, the City is issuing
demolition permits for about 1.5 substandard dwellings a year, on average.
This translates into a like number of additional infill sites per annum, which
could be increased with stepped-up or more intensified inspections.

Action: Encourage in-fill development by covering the cost of water and
sewer connection or tap fees on in-fill lots.

Action: Accelerate inspection and removal of dilapidated dwellings and
structures to rid the city of unwanted blight and create more infill sites for
new housing.

serll

HG-5:A1Greeno the Cityds housing stock,

to retrofit their homes for energy efficiency, and promote in future
housing, energy and conservation design techniques.

Action: Amend Land Development Ordinance to include conservation and
green building design provisions.

Action:Pr ovi de assistance for i1instal/l
property owners and developers aware of the following incentive programs.

Corporate Tax Credit

Biomass Energy Tax Credit

Solar Energy Tax Credit (Corporate)

Personal Tax Credit

Enerqy Efficient Manufactured Homes Incentive Tax Credit

Solar Energy Tax Credit (Personal)

Production Incentive

Biomass Energy Production Incentive

Palmetto Clean Energy (PaCE) Program
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http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC10F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC09F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC32F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC08F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC22F&re=1&ee=1
http://www.dsireusa.org/incentives/incentive.cfm?Incentive_Code=SC31F&re=1&ee=1

Sales Tax Exemption

Sales Tax Cap on Enerqgy Efficient Manufactured Homes

Sales Tax Exemption for Hydrogen Fuel Cells

State Rebate Program

Residential Solar Initiative for Earth Craft Homes Rebate

HG-6: Increase Supply of Assisted Housing.

Prevailing household incomes and structural conditions of existing housing
in parts of the city indicate the need for financial assistance to meet the
goal of the National Affordable Housing Act of 1990, that "every American
family be able to afford a decent home in a suitable environment."

But financially assisted housing can create problems of community
acceptance when built in project settings. Therefore, to make such housing
more acceptable to the community and compatible with its surroundings,
the following action is recommended.

Action: Adopt the following location Criteria for locating such housing in
Gaffney.

(1) That such housing be located on "scattered sites," as opposed
to concentrations or "project settings."

(2) That such housing be designed for compatibility to blend with
its proposed surroundings.

(1) That such housing be geographically dispersed to provide for
"location preference."

Additionally, continued participation by the city in the various federal and

state housing assistance programs is recommended as a means of
increasing the supply of affordable housing.
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PART 3
NATURAL RESOURCES ELEMENT

This element of the Comprehensive Plan consists of an inventory and
assessment of the cityds natur al res (
relation to future development and environmental sustainability. These
resources make-up the <cityds DNA. The et en
allowed to alter the DNA will determine the issue of environmental
sustainability.

Not all local resources are at risk of alternation, ie. soils, geologic
formations, and geography or location. But others, including climate,
wetlands, floodways, forestation and water resources may be altered to the
detriment of long term sustainability. Each impacts to some degree the
development process and is directly responsible for existing land use
patterns throughout the city. Some pose inherent obstacles to
development, severely limiting potential because of engineering, safety or
economic concerns. Others accommodate and complement development
at minimal cost, both financially and environmentally.

Foll owing i s an inventory anresSoOucssae S S|
they relate to future development and environmentally sustainability.

GEOGRAPHIC PRIOFILE

The City of Gaffney is located in the Piedmont Plateau of South Carolina,
strategically situated on I-85. It is located 55 miles (89 km) from Charlotte,
North Carolina and 50 miles
(80 km) from Greenville, South
Carolina. It is served by the
Charlotte, N.C. and Greenville,
S.C major airports. It is also
approximately 190 miles
(310 km) northeast of Atlanta,
Georgia. The other closest city
Is Spartanburg, S.C. which is
21 miles (34 km) south on I-85.
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The city has a total area of 8.3 square miles of which 0.04 square miles is
water.

CLIMATIC CONDITIONS

Climatic conditions are largely responsible for the physical, chemical and
biological relationships of the soils, and their present state. They also have
contributed to population and industrial movement from less hospitable
temperatures in the northeast (Frost-belt region) to the more hospitable
Sunbelt region, where they are more conducive to outdoor recreational and
economic pursuits. And managing climate change, as well as reduction or
dependency on fossil fuels, are among the foremost challenges to creating
and maintaining sustainable environments.

The City of Gaffney, like the rest of South Carolina, has a temperate
climate. This is typified by ample rainfall in all seasons, short and usually
mild winters, and long, warm summers. The warmest month in summer
averages about 79° F., and the coldest month in winter averages
about 43°. Periods when the temperature is below the freezing point
seldom exceed 4 or 5 clays, and there are only a few clays of freezing
temperature each winter. Periods of 1 to 4 weeks when the
temperature is below 40° do occur almost yearly. The ground seldom
freezes to a depth of 4 or 5 inches.

The average rainfall is about 48 inches annually, and the average
snowfall about 4.5 inches. Precipitation is about 25 percent less in fall
than in other seasons. Moderately dry periods of 2 to 5 weeks often
]90”01(J1r) late in spring and early in summer and are common in
all.

(1) US Dept Agriculture, SCS, Soil Survey for Cherokee County.

FLOOD PLAINS

FIl ood plains are relatively narro
creeks and waterways

That these areas remain undeveloped in order to function naturally to drain
the city of flood water and minimize property damage and destruction is
critical to environmental sustainability. To date, developers have for the
most part avoided such areas, but the potential for encroachment and
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subsequent property damage and disaster have led to the promulgation of
federal and local legislation regulating their use and development.

These areas remain essentially undeveloped, and likely will remain so in
view of their location relative to urban development patterns and applicable
governmental regulations.

Due to the inherent danger from flooding, the continued reservation of
these areas is strongly recommended. Such a recommendation is
reinforced in light of the utility of these areas in replenishing the supply of
ground water and helping protect water quality, and their contribution as
wildlife habitats and linear open space.

Additionally, the intent of these regulations, as stated in model FEMA
Codes, is to fprotect human life and health, minimize property damage,
encourage appropriate construction practices, and minimize public and
private losses due to flood conditions by requiring that uses vulnerable to
floods, including facilities which serve such uses, be protected against flood
damage at the time of initial construction. They are further intended to
minimize damage to public facilities and utilities such as water and gas
mains, electric, telephone, and sewer lines, streets and bridges located in
the floodplain, and prolonged business interruptions; and to minimize
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expenditure of public money for costly flood control projects and rescue
and relief efforts associated with floodinga
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To this end, the city should:

(1) Expand its review of proposed development in flood plains
to ensure that buildings are located on flood-free sites and
that other structures do not encroach on the flood plain so
as to increase potential flooding on nearby properties.

(2) Develop a flood plain management program to include
incentives and conservation agreements to preserve or
limit the use of such areas to natural greenways, agricultural
or outdoor recreation.
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